
Big Horn at Lone Mountain HOA Board Meeting 

February 5, 2025 

Agenda 
1. Landscaping – Clay Cook Introduction 
2. Hot Tubs and Poma Lift 
3. HOA Attorney & By-Law Update 
4. Roof Shoveling – Heavy Snowfalls 

 

Attendees 
 

Melissa Warnock, President 

Kathy Burnham, Vice President 

Kalani Cowles, Treasurer 

Jessica Johns, Owner Representative 

Phil Russell, Secretary 

Mike Palmer, General Manager, HPM 

Blair Hartley, HOA Account Manager 

Jamie Anderson, Field Representative 

 

The meeting was called to order at 4:37 pm by Melissa Warnock, President. 

 

Action Items  

 
 

Item 

# 

Who What Schedule Actual 

1 Melissa Schedule a landscaping walk-through with Clay 

Cook for mid-May. 

3/1/25  

2 Blair Collect and consolidate input on draft hot tub 

rules from HPM team and forward to Kathy and 

the rest of the board. 

2/12/25  

3 Kathy Provide updated draft of hot tub rules/policies to 

the board.  Draft member vote content, which will 

contain a reference to the poma lift Special 

Assessment. 

2/7/25  

4 Melissa Request legal opinion on hot tub security/privacy 

fencing around hot tubs from Becca Pape. 

2/8/25  

5 Jessica Issue quarterly newsletter before 4/1/25 to 

highlight board business during Q1, which will 

include hot tub and poma lift issues. 

3/15?  

6 Melissa Convene a board by-law review with our HOA 

attorney. 

4/30/25  



 

Landscaping – Clay Cook Introduction 

 

Mike Palmer introduced Clay Cook who is the co-owner of 46 North Landscaping.  Clay is a landscape 

architect so he would be well qualified to help us develop a long-term landscaping plan.  Clay proposed 

looking at each building type and developing an individual landscaping plan for each building type.   

 

Clay asked about our current state: existing landscaping is old beds, and they are either barren or 

overgrown.  A lot of landscaping fabric is exposed.   

 

Kathy sees a two-year phased project.  Most of our “immediate needs” have been resolved in 2024.  

Next steps are likely cleaning up exposed landscaping fabric and removing shrubs that are damaged 

beyond repair.  Mike said that HPM will do most of the clean-up work associated with landscaping fabric 

and dead/damaged shrubs.  From there, Clay can outline a “phase 2” plan that creates a more 

aesthetically pleasing look for our campus. Clay sees putting together a plan that would be done in 

phases.  Perhaps doing several buildings a year and completing the full plan in 5ish years.  We would 

have options: 

1. A cosmetic fix 

2. A more complete “redo” 

 

Melissa would like to feature naturally occurring plants (that would not require irrigation).  Clay has been 

planting more natural grasses that will survive the winters and come back each spring.    

 

The long-term landscaping plan will be developed by Clay.  We currently don’t have a budget for a 

“phase-2” landscaping project.  Once Clay puts together a phase-2 plan, we could bid out the plan to 

several landscapers, including 46 North, to execute the plan.   

 

Kathy wants to avoid putting anything in that would be damaged by snowslides.  Clay suggests that we 

consider using some rock instead of bark for longevity.  We should be sure that the ground near all of 

our buildings slopes away from the buildings to allow water to drain away from our foundations.  We will 

schedule a walk through with Clay in May. Melissa, Kathy and Phil agreed to participate, though all 

board members and HPM will be invited to attend. 

 

 

Hot Tubs and Poma Lift 

 

Melissa thanked Kathy for putting together a comprehensive draft of hot tub policies/rules.  Melissa has 

an insurance company who offers her a policy that is specific to short-term rentals.  There is a disease 

(folliculitis?) that you can get from hot tub water.  Fifty percent of cases were from hot tubs in short-term 

rentals and 50% were from hotel hot tubs.  Melissa’s insurer would cover any bodily damage from 

folliculitis.   

 

Melissa’s insurer told her about a case where a 12-year-old boy had his arm broken from a roof snow 

slide.  The HOA and the owner were found not liable for the incident because the slide was triggered by 

a snowball that the boy had thrown at the roof.  Despite the HOA and owner not being liable, the policy 

still paid for the boy’s injury.   

 

This insurer recommends that both the HOA and the owner be insured.  The insurer recommends that 

HOAs have a “certification process” that requires each owner with a hot tub to have liability insurance 

covering the owner with the HOA as an additional insured party.  

https://www.46north.com/
https://my.clevelandclinic.org/health/diseases/23358-hot-tub-folliculitis


 

Decks are limited common elements so a majority of members would have to vote in favor to move 

forward with hot tubs.  Kalani asked whether the board or HPM should verify whether owners have the 

required insurance or not.  Mike Palmer said HPM does not currently do this for any HOAs. (They work 

with about 40 HOAs).  However, Mike is open to looking into doing this validation for us.  Kathy’s 

proposed process would have owners “sign-off” on all the requirements before an owner would receive 

a permit allowing them to move ahead with hot tub installation.  (The requirements/rules contain a 

reference to insurance requirements.) Kathy believes that the Board should be involved in permit review.   

 

To ensure owner compliance with hot tub installation rules, the Beaverhead HOA has a $500 hot tub 

application deposit.  This deposit is refunded to the owner when the project is complete if all the 

requirements around installation are met.  HPM manages this for the Beaverhead HOA and they include 

costs associated with hot tub application deposit management in the fee that they charge Beaverhead. 

 

Kalani recommended we brace ourselves for much higher insurance costs.  She had insurance costs for 

an HOA she works with in Hawaii go up 850% last year.  

 

We asked Blair to collect input on Kathy’s draft hot tub rules/policies from the HPM team and forward 

that to Kathy and the rest of the board.  To limit liability, we will require locks on hot tub covers.  We 

need to clarify Montana laws to determine if privacy/security fences around hot tubs are required or not.  

Mike would prefer that we not provide an option on privacy fences.  Melissa will ask Becca Pape to 

provide us with a legal review of this issue.   

 

Mike recommends that there should be a hot tub installation time window from May 1 to November 1.  

Some units will need a crane to install a hot tub, and this is a complication we wish to avoid during the 

busy winter season. 

 

We are considering approaches to enforcing rules (especially around hot tub use).  HPM has a call 

service (primarily for emergencies) but would consider ung this system to collect information on rule 

violations.  HPM takes these calls from 8-5 M-F.  Outside of these hours, people should be expected to 

call the sheriff.  

 

Melissa believes that most of the hot tub installation activity will occur within the first two years after 

initial approval.  

 

Kathy will review the feedback around hot tubs (including a construction “window”) and develop a next 

draft.  Melissa will share our draft (primarily the security fence issue) with Becca Pape to get her opinion.  

Kathy will put a package together to send to members that would include a “ballot” on hot tubs.   

 

Melissa pointed out that most voting on HOA issues occurs at the annual meeting.  Mike recommended 

that we provide prereading materials and call a special “informational” meeting.  After the meeting there 

will be a one or two-week voting period.  Based on the siding project, Melissa indicated that a lot of 

communication must be done with owners to get their attention on a ballot issue.  This would be a 

reason to combine the hot tub and poma lift issues.  The quarterly newsletter could give owners a heads 

up on the hot tub and poma lift issues and that owners will be asked to vote on both issues.  Jessica 

suggested an April 1 newsletter, with a special meeting a week or two later, followed by the vote.  Board 

members may need to contact owners to ensure we get a quorum for the vote.   

 

We need to move quickly on the hot tub issue in March/April to allow owners to be able to install hot 

tubs in the 5/1 to 11/1 construction window.   We may not have exact poma lift cost numbers from Big 

Sky before we need to call a vote on hot tubs.   Big Sky is over a month late in getting us information on 



the poma.  We can’t order the poma until we have an agreement with Big Sky.  However, Doppelmayr 

may be working with Big Sky and they might be closer to ready to go on the poma than we know.  Big 

Sky still believes that we can do a 2025 installation.   

 

Ultimately, we decided that Kathy will draft explanatory materials for both the hot tub and poma lift 

(including owner ballots).  Jessica suggests getting the owner newsletter out a little early to give owners 

an earlier heads up on these issues.  We don’t know if Boyne will charge us over and above the known 

Doppelmayr poma cost.  We could conduct a hot tub ballot with the caveat that the new poma lift is 

likely to require a $10-$15k assessment so owners would be aware of this.   

 
HOA Attorney & By-Law Update 

Melissa has contacted our attorney to begin setting up a workshop around updating our by-laws.    

Roof Shoveling – Heavy Snowfalls 

We have shoveled the roofs twice and we are $9,000 over budget.  The first bill was for $24,000 and the 
second bill was for $22,000.  We likely will need another roof shoveling.  Mike reported that almost every HOA 
is over budget on roof shoveling this year.   

Jessica said that historically roof shoveling wasn’t done.  Mike pointed out that chimneys were destroyed by 
roof slides.  Snow bars will mitigate some of the need for roof shoveling.  Snow shoveling does cause some 
damage to roof clips.   When deciding on when to request snow shoveling, HPM focuses on ice dams and 
areas where slides could injure someone.  Roof snow tends to reduce in March with longer days and more 
sun.  Owners need to report any roofs leaks immediately. 

 

Meeting adjourned at 6:12 pm. 

 

 


